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Foreword 
Every day, Housing New Zealand Corporation places around 20 households into 
state homes, offering individuals and families one of the most important foundations 
of a better life. 

Good quality, suitable and affordable housing is inextricably linked with health, 
educational performance, wealth and personal security. But the provision of it is not 
without its challenges. 

Over the next five years, New Zealand’s broader housing sector, and the 
Corporation’s specialised housing services, face difficult times. A pincer movement is 
emerging of old and new problems that are described in detail in this briefing. 

Foremost among them is an anticipated increase in demand for housing assistance 
over the medium term. Rents are likely to rise faster than inflation in years to come 
and the supply of new housing fall behind in key markets like Auckland. A slowing 
economy is expected to push up unemployment across New Zealand. In response, 
waiting lists for state homes are predicted to grow, and with them issues of 
overcrowding. 

The Corporation is moving to address this trend by boosting its operational 
performance, helping the not-for-profit housing sector to increase capacity, and by 
proposing new ways of more effectively using the existing state housing network to 
meet higher levels of demand. This includes assisting people to explore other options 
for housing as their circumstances change. 

But the better utilisation of state homes is inhibited by a large proportion of housing 
stock that is unevenly distributed, out of kilter with changing household sizes, and in 
need of refurbishment, modernisation and maintenance. 

It is estimated about $2 billion is required to address deferred maintenance, and 
upgrade and modernise state houses to an appropriate standard. At the current rate 
of expenditure possible within the Corporation’s resources, it will take 40 years to 
achieve this.  

Under normal circumstances, the availability of trades and industry capacity would be 
an impediment to accelerating the Corporation’s upgrade programme. When the 
construction sector is on an upswing, the programme swallows capacity that could 
otherwise be available to the private sector, and costs are higher because of 
competition for skills. 

A combination of domestic market conditions, and the consequences of the global 
financial crisis, has severely affected the construction and property development 
industries. New housing developments and the home lease market are stalled. 

New Zealand could potentially lose significant expertise and capacity if the building 
industry runs down. This could lead to substantial retooling costs for the economy 
when activity lifts again in the future. 

This briefing floats the possibility of bringing forward investment by the Crown in state 
housing, and particularly the state housing upgrade programme, as one of the 
options the Crown has for helping to maintain capacity in the building sector. 
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A significant expansion of the upgrade programme could be put in place as early as 
January 2009. This programme could begin with basic maintenance and quickly 
progress to modernisation.  

Investments in upgrading state housing have a dual advantage. Assets are 
enhanced, and research has clearly established that healthier, more suitable homes 
also lead to healthier families, and reduced costs for the Crown through reduced 
hospitalisations. As this briefing outlines, even modest improvements to the built 
environment in state housing areas can be leveraged to achieve community 
development that is critical to building a stronger New Zealand society. 

With this in mind, further investment options beyond the upgrade programme are 
available to the Government to stimulate the building sector over the medium term.  

Policy work has already established surplus Crown land that can be made available 
for affordable housing. The Corporation is well placed to act as a partner for the 
private sector in substantial developments across Auckland, including Hobsonville, 
which will provide home ownership opportunities as part of well-planned, mixed 
communities.  

Over the longer term, the Tamaki Transformation Programme seeks to integrate 
community development, state housing upgrades, affordable housing and home 
ownership on a large scale in an effort to revitalise an area of Auckland that is 
predicted to become very important to the region’s future growth.  

The challenges are there, and the Corporation is proposing ideas to address them. 
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Executive summary 
 
Housing New Zealand Corporation’s role is to provide housing and related services 
and to provide advice that contributes to improved housing outcomes for New 
Zealanders. This briefing focuses on housing sector issues that need to be 
considered by the incoming Government. 
 
Shelter is one of the fundamentals of life. Without appropriate housing people may 
not reach their potential and many may suffer poorer health, lower educational 
outcomes and decreased employment prospects. Conversely good housing can give 
children and young people a firm foundation for a rich and fulfilling life and provide 
the basis for an independent and secure old age. Furthermore, good housing can 
strengthen communities and neighbourhoods and improve the connectedness of 
youth and adults alike.  
 
This briefing describes the four areas of particular challenge for the Corporation:  

• access to appropriate housing 
• improving housing quality 
• improving community outcomes 
• responding to industry and social housing challenges. 

Access to appropriate housing 
In recent years, increases in housing costs have outstripped income growth, meaning that 
many New Zealanders with modest and low-incomes have experienced increasing 
difficulty gaining affordable, sustainable, secure and appropriate housing.  

For the most vulnerable households, state housing or other assisted housing provides 
high levels of support. For those with modest incomes, the Accommodation Supplement 
provides a lower, but still significant, level of assistance. To support households, the 
Crown Accounts provide approximately $1.35 billion a year. This money covers the 
subsidy to the Corporation for providing state housing (income-related rents) and the 
Accommodation Supplement. This amount should be expected to increase significantly if 
unemployment increases, as currently forecast by the Reserve Bank.  

House prices have increased rapidly in recent years. A large proportion of people in the 
family-formation years of life, who traditionally would have bought a home, can no longer 
afford to do so. Welcome Home Loans and the Shared Equity pilot scheme help some 
households into home ownership, but other options need to be considered if falling home 
ownership rates are to be addressed.  

The recession in New Zealand and, more recently, the international economic/financial 
crisis, may reverse some of the run up in house prices. However, to bring house prices 
down sustainably over the longer term, decreases in the cost of building a new home are 
required. In other recessions, house prices have become relatively affordable gradually 
due to inflation and increases in household incomes. We expect this to happen during this 
recession also.  

The impact of recessions on house prices is influenced by population growth or decline. A 
declining population over a number of years is likely to improve affordability; other things 
being equal. Population is extremely variable between regions. It is expected there will be 
declines in some regions, while others will have population increases. Auckland has 
traditionally been insulated against population falls and may prove to be protected again 
this recession. If this is the case, house prices may stop falling and begin to rise again in 
Auckland before other parts of the country.  
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There is a shortage of affordable housing (starter houses) in South Auckland, including 
Manukau, where indicators of overcrowding have risen recently. If the economy continues 
to decline and population continues to rise, there will be very good reason to encourage 
the supply of affordable homes and state houses near or in those areas of Auckland that 
face housing shortfalls.  

In contrast to house prices, rents have increased at around the rate of general inflation 
since the beginning of the decade. As a result, estimated gross yields to landlords have 
declined to average approximately 5 to 6 percent for landlords. Most renters have been 
insulated from the impacts of the housing boom, and landlords have made capital gains 
that have tended to offset losses on renting. This situation may change over the next few 
years, as capital gains turn to losses and landlords attempt to cover their costs by 
increasing rents.  

The Corporation does not have a strong view on when rents could rise, but significant 
delays are sometimes involved in these processes. It could well be years before any 
material impact is felt. However, should rents increase rapidly, this will increase the 
demand for state and other social housing. If this is combined with increasing 
unemployment, the Corporation would be placed under increased pressure to provide 
housing. 

The Corporation is moving to address this trend by improving its responsiveness to 
tenants’ longer term needs, and by proposing to Government new ways to manage 
existing state houses to meet expected rising demand. This includes assisting state 
tenants to explore other options for housing as their circumstances improve, so that 
state housing is seen as a stepping stone to better housing. The Corporation is also 
supporting and working with not-for-profit providers so they can increase their 
provision of social housing. 

Improving housing quality 
Housing conditions of owner-occupied housing have improved overall since 1994. 
This has resulted from New Zealanders’ relatively high levels of expenditure on 
modernisation and improvements over the last decade. Unfortunately a large number 
of houses remain that have not been modernised or improved significantly, and this 
has resulted in an increasing incidence of ‘poorer’ quality homes. For example, 
New Zealand houses are still, on average, 6 degrees celsius below World Health 
Organisation recommendations in winter, and more than a quarter of houses have 
unflued gas heaters.  

A large proportion of older, poor quality private and state housing is being rented by 
young families. The health and educational impacts of this can be high.  

Northland, East Coast, and Eastern Bay of Plenty (NECBOP) regions were identified 
as having a large number of substandard private houses, following a series of fatal 
house fires in Northland. The Corporation has implemented a programme of repairs 
to address health and safety concerns in these houses. Up to 30 June 2008, 1,800 
dwellings have been repaired in the NECBOP area and it is estimated that 7,600 are 
still in urgent need of repair .  

In the short-term, Government assistance has been focusing on insulation and 
maintenance, both for its own stock and for those who require assistance in the 
private sector. However, at current rates of spending, it will take approximately 40 
years to address indicative estimates of a $2 billion backlog of repairs, maintenance 
and modernisation of the state housing stock.  
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Much state housing, in particular, is on high quality land, implying that at very least 
there is a market justification for improving these houses.  

Improving community outcomes  
In the housing markets in New Zealand and internationally, the poor are increasingly 
clustered together. This ‘sorting’ of households by wealth and income is a gradual but 
very powerful process. It is driven by the housing market, which values location and, 
more recently, physical security very highly. Areas begin to decline when wealthier, 
skilled individuals move out and less-skilled residents move in. The allocation of state 
houses to those in greatest need reinforces this tendency. The concentration of state 
houses in such areas as South Auckland predisposes these areas towards 
deprivation and potentially decline. This matters because individuals’ outcomes are 
heavily influenced by deprivation in the neighbourhoods in which they live.  
 
Deprived areas pose challenges for social services. Improving outcomes requires a 
combined approach from government and non-government agencies, and support for 
determined action by the communities themselves. Coordinating the social response 
to need is often difficult and may require changes to systems and information flows. 
However, the costs of these changes are low when compared to the potential costs 
to society of increasing concentrations of deprivation and resultant negative impacts 
on the local community, the rest of society, and the costs to Government. 
 

Industry and social housing challenges  
The Corporation currently plays a role in renewing and developing communities to 
achieve their potential. How this is best approached depends on: what the community 
itself identifies as priorities; the extent of the deprivation; the concentration and standard 
of state housing stock in the area; and the scale of the problem. 

Large scale redevelopments or new developments are inevitably long-term, complex and 
demanding projects that require close collaboration with the local community. They 
challenge the Corporation on how it runs its social housing business, and how it 
strengthens relationships with tenants (including tenant participation) to facilitate social 
improvement. Redevelopment can increase dwelling intensification to allow decreases in 
state housing concentrations, and facilitate communities characterised by a mix of 
incomes, as well as state tenants, private renters and home owners.  
 
In recent years, the Corporation has made the acquisition of new state housing a priority. 
This means repairs and modernisation has received less funding and the quality of 
existing state housing has declined. A backlog of repairs will need to be addressed. 
Furthermore, a better fit between the state housing stock and the needs of the 
communities requiring them, is needed. In particular, there is a lack of small and larger 
state houses, and a surplus in some areas of three-bedroom state houses. There is also 
a significant shortfall in some areas, while others are well supplied.  
 
The increase in the supply of state housing in recent years, when combined with the 
strong economy at the peak of the economic cycle, has allowed the waiting list for state 
housing to decrease to relatively low levels. However, the Corporation expects that as the 
economy moves into recession this will increase unemployment. This, in turn, may push 
many people into high-needs categories that require state housing.  
 

If the current recession results in a surge in need for state houses, the Corporation 
will be hard-pressed to respond quickly to the demand. In the past, the Corporation 
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has purchased, built or leased houses to increase its ability to address housing 
needs when appropriate. There are presently significant problems leasing houses as 
many owners do not find the returns and other conditions sufficiently attractive. 
Identifying new housing for the Corporation is also difficult, with market conditions 
stalling the development of new housing.  

As mentioned above, the Corporation is moving to address this trend by improving its 
responsiveness to tenants’ longer term needs, and by proposing to Government new 
ways of more effectively using existing state houses to meet the expected rising 
levels of demand. However, even with these improvements, there is some concern 
the numbers of state houses and social sector housing are insufficient to meet high-
need demand when the country is in recession. 

To ease the supply of private affordable housing, particularly in Auckland, the Corporation 
has been asked to act as the Crown’s agent in significant land developments that will 
provide a combination of state housing and affordable homes (starter homes) for home 
owners on Crown land. Given the cost of building a new dwelling, the housing will need to 
have an element of subsidy and/or deferred payment (for example, Gateway’s long-term 
deferral of the section sale to the new owners).  
 
Developers are finding it very difficult to fund and arrange profitable developments, which 
means the Corporation is finding it difficult to arrange larger-scale building of new state 
housing in mixed developments. The number of new dwellings being planned and built is 
now below the level required to accommodate projected increases in the New Zealand 
population.  
 
If this situation continues for more than a short period, New Zealand could potentially lose 
significant construction and building expertise. This would result in significant retooling 
costs when the inevitable recovery in the housing market occurs.  
 
Investment by the Crown in housing developments on its own land, and addressing the 
backlog of improvements to state housing, are options for mitigating the economic impact 
of the current downturn. This Government expenditure would lead to greater employment 
during a downturn, without risking much crowding-out of private sector building, and 
without putting significant upward pressure on building margins and costs. Increasing the 
supply of affordable housing would also put downward pressure on existing affordable 
house prices, and increase the numbers of those in their own homes. Building is an 
activity that uses relatively high concentrations of domestic and local inputs. The resultant 
increase in spending would lift the general state of the economy during the current 
recession.  
 
Given changing demands, the Corporation is also focussing on assisting potential and 
current clients to find sustainable housing solutions that go beyond long term tenure in 
state housing. About 9 percent of state houses are being rented to households with 
incomes high enough to afford market rents. Other large state houses are being rented by 
households that have shrunk in number, and so have less need for the large home 
originally rented. The Corporation is developing customer approaches to encourage 
improving utilisation of state houses and to encourage those who can to rent from the 
private market or buy a house. 
 

The Corporation is facing many challenges, but the following issues are the most 
pressing. They include the need to: 
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• address high concentrations of deprivation developing in many areas where the 
density of state housing is high, by working with other agencies to support 
individuals and communities  

• invest in the maintenance and reconfiguration of existing state housing  

• address potentially high levels of growth in demand for state housing in the 
short- to medium-term 

• consider how best to respond to current building industry problems. Extensive, 
Government-led construction activity would maintain capability in the 
construction sector, improve the supply of affordable housing and improve state 
housing.  

All of these needs can be integrated by the Corporation targeting its investment at 
redevelopments in areas where there are: high volumes of existing state housing in 
need of maintenance or modernisation; opportunities to rationalise the use of Crown 
land to create new social and affordable housing opportunities; and opportunities to 
introduce more home ownership to areas of high state housing.  
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Section 1: Access to appropriate housing  
 

Over the course of a lifetime, people live in various forms of accommodation, 
depending on their circumstances and their ability to pay. The main focus of 
government assistance is summarised in Figure 1. For those with disabilities and 
special needs, government support is provided to third party providers of assisted 
housing. For those with limited income, either state housing or an Accommodation 
Supplement can provide support. If the household has sufficient income, support may 
be available for that household to become home owners.  

 

Figure  1  Continuum of government housing assistance by tenure type 

 
 
 
 

 

 

Emergency 
housing and 
transition housing: 
Housing Innovation 
Fund, Community 
Group Housing 

 

 

Income-related 
rents and state 
housing 

 

 

Accommodation 
Supplement 

 

 

Shared Equity, Welcome 
Home Loans, KiwiSaver 

RENTAL HOME OWNERSHIP 

Government housing assistance based on financial 
support and security of tenure 

Government housing assistance based 
on improving affordability and aiding 
purchase of starter homes 

 
Note: the Accommodation Supplement straddles renting and home ownership tenures. 
Regulatory instruments not included. 

Emergency and assisted housing 
Emergency housing is accessed by a range of people across the housing continuum, 
including: people and families escaping domestic violence; in inappropriate or 
overcrowded housing; or undergoing sudden, negative changes in their 
circumstances. Emergency housing is generally short-term in nature and largely 
provided by community groups. A lack of appropriate emergency housing means 
many people in crisis and requiring emergency accommodation rely on suboptimal, 
unsustainable solutions, such as low-cost/low-quality private solutions (for example, 
boarding houses and campgrounds) or overcrowded housing. Some people remain 
homeless.  

People with high needs may require accommodation that is fit for purpose and/or 
supported. Accommodation that is fit for purpose may be physically modified or 
subject to other special requirements (for example, away from schools for some high-

Higher need       Lower need 
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risk offenders). High-needs people may also require support services, such as 
nursing or in-home help to sustain living independently.  

High-needs people may be able to sustain accommodation in the private market, but 
many rely on accommodation and services provided by health and/or community 
providers, many of whom are supported through the Community Group Housing 
scheme and the Housing Innovation Fund.  

The Corporation is working closely with the Ministry of Social Development, the 
Ministry of Health and Te Puni Kokiri to develop a sustainable funding framework for 
emergency housing and high-needs social housing.  

Assistance with affordability – rents 
Rents are an excessive financial burden for many people, and the Government 
provides assistance through income-related rents1 for state housing, and the 
Accommodation Supplement for people in private housing. The Accommodation 
Supplement and the income-related rent subsidy are the two main state interventions 
that support housing affordability for low-income people. Tenants in about 91 percent 
of the 68,500 state houses receive assistance through income-related rents, and 
about 250,000 private households receive the Accommodation Supplement. The 
levels of support provided by income-related rent are much higher than for the 
Accommodation Supplement, which means those in greatest need generally receive 
an income-related rent.  

While the relationship between house prices and rents is complex, it is expected that, 
over the longer term, rents will need to provide a competitive return to encourage 
landlords to provide housing. At present, the gross yield – at around 5 to 6 percent – is 
low relative to funding costs. Landlords who have recently invested in housing will 
generally be making income losses. However, they will have been making good capital 
gains and many will probably have been content with their rental properties’ overall 
profitability. This will no doubt change as house prices decline, and rents will need to 
increase or costs of renting fall for landlords to make a reasonable return on their 
investment. For this reason, the Corporation considers that rental yields could be 
expected to increase at a rate somewhat faster than house prices, to increase the yield 
from renting properties. There is no certainty about this increase, or when it might occur, 
as significant lags are involved.  

House prices  
One of the key housing concerns recently has been the increasing difficulty those in the 
family-formation period of life face in getting into home ownership. Home ownership 
peaked in the early 1990s and has been declining since to around 67 percent . The major 
reason for this has been increasing house prices, which have increased much faster than 
incomes after tax. Since the early 1990s, house prices have increased by 7 percent a 
year, including an overall doubling of house prices from 2002 to the peak of the market 
towards the end of 2007.  This increase in house prices reflects the increasing value of 
                                                
1 Income-related rent for state house tenants provides much higher levels of support than the 
Accommodation Supplement and is directed to those with high need. An income-related rent for a state house 
is 25 percent of the household income up to a threshold. The threshold for a household of two or more people 
is $462.74 each week. Household income also includes any Family Support payments from Work and Income 
up to $86.29 each week. The income-related rent is paid to the Corporation so that it can afford to rent state 
houses at below market rents. 
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residential land as the population increases, and the higher expectations that New 
Zealanders have concerning the homes they live in. The cost of building is also a key 
determinant of house prices.  
 
Figure 2 shows the path of house prices after adjusting for inflation. The forecasts are 
based on the PREFU Treasury house price and inflation forecasts. House prices have 
decreased by around 5 percent since November 2007 and further falls in coming months 
seem likely. The risks in the forecast are that house prices may drop by more than the 
forecast.  

Figure  2  Real housing price index, 1988–2008  

 
 

 
The cost of building works its way into the price of existing housing over time. Building 
costs have risen significantly recently reflecting, among other things, rising material and 
labour costs. Information from the Department of Building and Housing’s website 
indicates that costs increased by more than 80 percent between 2001 and 2007. The cost 
of sections increased faster than the cost of building or materials. Figure 3 provides 
information on the cost make-up of typical new homes on brownfield sites in Auckland. 
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Figure  3  Estimated cost of new homes on brownfield sites in Auckland  

 
 
Note: These estimated building costs have been provided by the Corporation’s acquisitions and development 
team, and were developed in conjunction with external consultants. They are intended to give a generic 
indication of development costs in the Auckland region. They are based on generic designs and sites, and 
actual costs would vary from location to location. It is considered that the costs are relatively conservative, 
and that some savings would be possible through procurement and tendering processes.   
 
Recent problems with building quality and, in particular, weathertight homes problems, 
have led building regulators (the Department of Building and Housing and territorial 
authorities) to strengthen building standards and their application. While this may have 
improved the overall quality of building (and in some cases, avoided very large costs of 
damage), one side-effect is the additional regulatory costs reflected in house prices.  
 
Other increases in the cost of building can be traced to territorial authorities’ ability to levy 
development contributions (infrastructure charges) to cover a share of the cost of new 
infrastructure. These costs used to rest on councils and on existing ratepayers. They are 
now priced by the market into the cost of new builds.  

Demand and supply of housing  
Demand for housing is influenced by demographic factors, including migration, household 
formation, and the age structure of the population.  
 
Based on ‘medium’ assumptions about birth rates, mortality and migration, the population 
is expected to grow by 500,000 between 2008 and 2021. The make-up of the population 
is also likely to change significantly, with consequent changes to housing requirements. 
Key trends include: 
 
• ‘traditional’ family households will grow overall but fall as a proportion of the total 

(from 71 percent in 2001 to 68 percent in 2021) 

• one-person households will increase from 333,000 in 2001 to 488,000 in 2021, largely 
due to the growth in the number of older people 
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• the ethnic mix of the population will alter, with the number of people identifying as of 
European descent increasing by 67,000; M� ori by 128,000; Pacific peoples by 
120,000; and Asian by 275,0002. 

• Manukau, Porirua, Waitakere and Papakura – all with a large state housing presence 
– are projected to have the largest average household size, reflecting the 
predominance of large families, and multiple-family dwellings. 

These trends will see a shift in the types of housing required to include smaller and larger 
dwellings, with relatively fewer ‘mid-sized’ homes. A Building Research Association  
New Zealand (BRANZ) report on changing housing need suggests 32 percent of new 
dwelling units will be in multi-unit developments over the next 10 years (compared with 25 
percent over the past 10 years). 
 
Demand for housing is forecast to increase in coming years. Historical information 
suggests approximately 20,000 houses a year will need to be added to the nationwide 
stock to keep pace with population increases, and demolitions. The number of houses 
built over time fluctuates greatly so the build volume does not need to reach this level 
every year. However, shortfalls tend to be concentrated in areas of growth, such as 
Auckland, which results in pressure on house prices in these areas and social concerns 
such as overcrowding. Some evidence exists that these conditions are beginning to arise 
in South Auckland.  
 
The current decline in building, as indicated by Figure 4, suggests building levels are 
trending down to levels below those required to house the population. 
 

Figure  4  Consents for new dwellings - Rolling average 12-monthly total 

 

The number of building consents in New Zealand reached a peak in 2004, with 3,447 
residential consents issued in June 2004. Since then the volume of building, and 
consequently the number of consents issued, has declined. If current levels of 
consents were to continue for 12 months, the volume of residential building would 
likely decline below what would be required to house population increases. 

                                                
2 These figures total more than the total projection of 500,000, as some individuals may 

identify with more than one ethnic grouping. 
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Affordability for those buying a house 
House prices are not the sole determinant of households’ abilities to buy a home. The 
Massey Affordability Index uses incomes, interest rates, and house prices to calculate the 
financial difficulty of buying a house. When the measure moves higher, it reflects a 
deterioration in affordability. The Corporation expects affordability to improve in coming 
years as house prices and interest rates fall, and incomes increase. This is represented 
by the decline in Figure 5. The forecasts assume a decline in mortgage interest rates to 7 
percent.  

Figure  5  Massey University Affordability Index and forecast 

 

 

Assistance into home ownership 
The percentage of homes owned by their occupants has been declining rapidly in 
recent times, as is indicated by Figure 6. The impact is most marked for those in the 
family-formation stage of life, when traditionally most families managed to buy their 
own home. Changes in lifestyle and expectations can explain some of the decline, 
but affordability is seen as a major reason. 
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Figure  6  Percent of homes owned by occupants either directly or through trusts  

 
Source: Statistics New Zealand, Census. The figures for the 1991,1996, and 2001 have been adjusted for 
estimates of homes held in trusts as this issue was not addressed particularly well before the 2006 Census. 

In response to declining affordability of home ownership, the Government has instigated 
programmes to assist families into home ownership. These include the Welcome Home 
Loan (a mortgage insurance scheme) and the Shared Equity pilot scheme. The 
Corporation also provides Papak� inga loans for houses on M� ori land. 

The KiwiSaver Deposit Subsidy is currently being designed, and is due to be launched in 
2010. It will help those who can afford to service a mortgage but are unable to 
accumulate a deposit. 

The Corporation provides home ownership education courses to prepare potential home 
buyers for home ownership, and to allow them to make informed decisions about the right 
housing options for them.  

The Corporation is also working to develop partnerships with a number of land-owning 
M� ori entities on ways to support increased home ownership and other housing options 
on multiple-owned land.  

Action to improve housing affordability 
A number of initiatives are underway to make housing more affordable. They tend to 
concentrate on decreasing the various costs of developing and building a new 
dwelling. This includes work by the Department of Building and Housing to decrease 
the costs of regulatory compliance, such as consenting processes, and the 
development of a streamlined process for basic starter homes. These actions are 
essential to the long-term affordability of housing. 

The Affordable Housing: Enabling Territorial Authorities Act 2008, enables territorial 
authorities to require new developments to encourage affordable housing for sale (this 
encouragement may take the form of contributions of housing, land or money). Territorial 
authorities need to undertake a housing needs assessment and develop an affordable 
housing policy if they wish to use these powers. The Corporation is developing advice to 
assist councils with these activities. It will be some years, however, before this will have 
an impact. 
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In the short-to medium-term, the current recession will have a more noticeable and 
rapid effect. Both Treasury and the Reserve Bank are forecasting house price 
declines of around 11 to 15 percent from the peak in November/December 2007, and 
a continued decline in real house prices and improved affordability as a result of 
inflation and increases in income in years to come. It is possible the current 
recession will be deeper and longer than recently thought, which will tend to increase 
the affordability of houses before the inevitable recovery occurs. 

If the recession is relatively shallow, some of the costs often associated with a 
recession may be avoided, such as the costs incurred by those unable to maintain 
their mortgage payments and facing mortgagee sales. The number of mortgagee 
sales is increasing but still relatively low in number. 

 

Section 2: Improving housing quality 
Good quality housing is central to improved social outcomes for both individuals and 
communities.3 Poor quality housing is generally the result of: poor construction; poor 
design; poor materials; a lack of maintenance; or the dwelling being used for a 
purpose that was not intended (for example, garages used as housing).  

Housing and health 
Links between poor housing quality and health are clear, as are the benefits of 
insulation and heating. In winter, New Zealand homes average 6 degrees below 
World Health Organisation recommendations. More than a quarter of houses 
(300,000) have unflued gas heaters. Forty-five percent of all New Zealand homes are 
mouldy, which can cause respiratory problems.  

These problems are particularly significant for the vulnerable. Children may be 
especially susceptible to cold, damp and mouldy indoor environments. Cold houses 
place more physiological stress on older people, babies, and sick people, who are 
less robust and are also likely to spend more time inside. Many low-income families 
can not afford to heat their homes to a healthy level, as shown by the BRANZ Home 
Energy End-use Project (HEEP) data on fuel poverty.4  

Crowding 
Too many people living in a house results in significantly higher rates of infectious 
disease, such as tuberculosis and acute rheumatic fever. Overcrowding can also 
make it hard for young people to study, and increase household stress levels. 

Levels of crowding have been declining in recent years, but may be increasing in 
areas like Auckland, where in some areas the population is believed to be increasing 
faster than houses are being built. In 2006, Manukau City had by far the highest 
proportion of overcrowding, with 25 percent of people living in households in need of 
one or more extra bedrooms. 

                                                
3 Minimum health and safety standards for housing quality in New Zealand are contained in the Building 

Act 2004 (ss.121 and 123 regarding ‘dangerous’ and ‘insanitary’ buildings) and the Housing 
Improvement Regulations 1947 (part of the Health Act 1956, which contains a minimum standard of 
fitness for dwellings, as well as provisions to prevent overcrowding).  

4 BRANZ Home Energy End-use Project (HEEP) data on fuel poverty.  Based on the UK definition, a 
household is in fuel poverty if there is a need to spend more than 10% of the total household income 
on household fuels to achieve a satisfactory indoor environment.  A satisfactory indoor environment is 
defined as being at temperatures of at least 21°C in the living areas and 18°C in other parts of the 
house.  
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Pacific peoples and M� ori  have the largest proportions (37 and 32 percent 
respectively) living in more severely crowded situations (households requiring two or 
more bedrooms).  

Repairs and maintenance 

Overall housing 
Much of the total New Zealand housing stock is old, poorly maintained, and does not 
currently meet the needs of occupants. New Zealand houses compare poorly to 
houses in countries with similar wealth and income. 

Housing conditions in New Zealand have improved in recent years, partly as a result 
of New Zealanders’ enjoyment of home renovations and improvements. Evidence 
from a regular survey of approximately 500 owner-occupied houses undertaken by 
BRANZ indicates the quality of housing has, on average, improved. However, the 
overall improvement hides an increase in the incidence of houses in ‘poor’ condition. 
In 2005, BRANZ estimated the costs of maintenance, to address only ‘more urgent’ 
conditions, at $3,700 a house. The average annual expenditure on maintenance is 
less than $1,300 a house. 

The Rural Housing Programme was established in 2001 to address substandard 
private housing in Northland, the East Coast, and Eastern Bay of Plenty (NECBOP), 
following a series of fatal house fires in Northland. The programme aims to repair 
dwellings and eliminate health and safety hazards for occupants. This includes 
ensuring hot and cold running water, safe wiring, and safe wastewater disposal. To 
date, the programme has repaired 1,800 dwellings in the NECBOP area. It is 
estimated that 7,600 dwellings in this area are still in urgent need of repair. 

The quality, maintenance and modernisation of Corporation stock 
Like the general housing stock, the Corporation’s own state housing stock is ageing, 
and has ongoing and increasing maintenance and modernisation requirements. For 
every dwelling, the Corporation spends about $3,000 a year on maintenance. 
However, a backlog of repairs remains, which the Corporation is working to reduce. 
The backlog to upgrade state housing – including maintenance and modernisation – 
is indicatively estimated to cost around $2 billion5. The Corporation could fund 
approximately $1.5 billion of this from depreciation, if depreciation is able to be 
allocated primarily to an upgrading programme over a 10-year period. However, if the 
upgrades are required within a shorter period, the Corporation would be able to 
accelerate the current programme, but could only provide $150 million a year 
towards the programme under current financial arrangements.  
 
Part of the reason for the backlog has been the priority given to acquiring new stock. 
The consequent build-up in deferred maintenance is particularly acute in areas like 
South Auckland.  
 

                                                
5 The $2 billion is an indicative figure at this stage developed after analysing a sample of state 
houses. The state houses were assessed against 37 different property quality levels it is 
considered state housing should meet.  
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Despite the backlog, state tenants’ health outcomes are significantly improved by 
state housing6, according to the Housing, Crowding and Health Study. This could be 
because state house tenants’ rents are lower and the physical condition of state 
properties is often better than the houses state tenants could rent in the private 
sector.  

As with much of the national housing stock, the majority of the Corporation’s 
approximately 68,500 properties were built before 1978 when insulation for new 
buildings was not compulsory. As a result, many state houses need general 
improvements and modernisation. The Corporation’s energy efficiency retrofit 
programme has upgraded 17,300 of these houses, with funding from Budget 2008 to 
retrofit the remaining 21,000 state houses without insulation by 2013. 

Improving housing quality – issues and current approaches 
To date, assistance to repair private housing stock has been relatively small-scale (for 
example, the Rural Housing Programme). The challenge the Corporation faces is to 
balance acquisitions, maintenance, modernisation and reconfiguration to best meet the 
changing needs of tenants, given rental and other income. The Corporation considers 
maintenance and modernisation a top priority over the next few years.  

 

Section 3: Improving community outcomes  
Housing markets ensure the poor are clustered together in cheaper housing. This 
sorting of households by wealth and income is a gradual but very powerful process, 
called the selection effect. It is driven by the housing market, which values location 
very highly.  
 

The concentration of people on low-incomes living together can create a vicious 
economic cycle for an area, causing a cycle of low consumption and low employment. 
High-skill locations enjoy a virtuous cycle of high income, high consumption and high 
employment. Successful individuals usually move out of ‘unpopular’ areas, while new, 
poorly skilled residents move in, producing a churning effect. A case study of five 
unpopular estates in Europe identified the same effect, with high mobility among the 
economically active residents, and pressures to keep rehousing the economically 
vulnerable and marginal households. Poor outcomes can result across the social 
spectrum, including educational achievement, crime, and health. Social interactions within 
neighbourhoods can reinforce negative patterns of behaviour, such as crime and 
antisocial behaviour. Social interactions and cultures within local institutions may also 
reinforce low outcomes.  

 
The extent of the problems faced by many households has necessarily been 
reflected in the Government changing its approach to the allocation of scarce welfare 

                                                

6 Housing, Crowding and Health Study: Characteristics of cohort members and selected 
hospitalisation events: February 2003 to June 2005. He Kainga Oranga/Housing and Health 
Research Programme Wellington School of Medicine and Health Sciences. Interim report, 26 
July 2006. The Housing, Crowding and Health Study is a University of Otago, Wellington 
research project. This nationwide study, renamed Social Housing Outcomes Worth Study in 
2008, will run for five years and involve all Corporation tenants and applicants. 
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and related resources. For example, the method for allocating state housing has 
changed in recent years so that state housing is allocated to those in greatest need. 
This method tends to concentrate those in most need, reinforcing selection by 
income and wealth resulting from the operation of the housing market. The 
concentration of state houses appears to exacerbate the concentration of need, as is 
suggested by the large concentrations of state housing in more deprived areas (refer 
to Figure 7). 
 

Figure  7  State housing in Auckland (red indicates concentrations) 

 
 

Are poor areas becoming more deprived in New Zealand even 
though the rest of the community is making gains? 
One of the key forward indicators of a declining area is the decline in the relative income 
of those in that area. New Zealand income inequality has been gradually increasing for a 
generation. We should expect the current levels of deprivation in deprived areas to 
increase as the full impact of the increase in income inequality works its way into 
communities and housing. Recent developments in areas of greatest deprivation (for 
example, in South Auckland) have resulted in some commentators suggesting that 
significant social costs have and are being incurred. 

The increasing trend in deprivation has also been accelerated by improved wealth, choice 
of the general community, and the ability of those with money within the deprived area to 
use services (for example, education) from outside the area. This leaves those without 
money or choice having to use the local services, which tend to decline in value to the 
community. Part of the reason for the decline of such local services is the tendency for 
those who spend elsewhere to be the more capable at advocating effectively for 
improving services from government and other agencies.  
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The Auckland Strategy 
The Auckland region is New Zealand’s largest metropolitan area, and plays a central 
role in the national economy.  

Rapid population growth in the region has placed increasing pressure on Auckland’s 
transport systems, environmental quality, healthcare and education services, and 
housing. 

The Auckland Housing Strategy recognises that Auckland’s growth requires the 
Corporation – as a major landowner, social service delivery agency and Crown agent 
– to be proactively engaged in Auckland’s development.  

The Corporation’s vision for communities and housing in Auckland is: 

“Households in Auckland have access to affordable, sustainable and decent homes 
within supportive and diverse communities.” 

 The five key strategic priorities to help achieve this vision are: 

• enhancing the Corporation’s service delivery to Aucklanders who need our 
support as a social landlord 

• facilitating community development in areas where state housing dominates 

• strengthening other social housing providers through partnerships  

• effective management of assets  

• contributing to the Government’s interventions on housing affordability. 

Challenges 

Housing quality  
The Corporation’s Auckland housing portfolio is ageing. More than 59 percent of the 
Corporation’s properties in Auckland (about 18,000) were built before 1980, and the 
older average age of properties has resulted in lower quality housing and increasing 
maintenance costs, with the Corporation less able to meet the housing needs of 
people today. Significantly accelerating investment in maintenance and 
modernisation of the portfolio is a top priority.  
 
Communities of high social need 
Housing availability, affordability and choice are key issues, as higher house prices, 
rising rents, and strong rental demand limit the housing choices available to low-
income families. This has resulted in greater concentrations of low-income people 
living in increasingly deprived communities. Ensuring people living in these 
communities have the support and choices they need to be secure and reach their 
full potential is a key priority for the Corporation.  
 
Managing for growth  
Auckland’s population is projected to grow to more than 2 million people over the 
next 25 years, requiring an extra 324,000 houses7. Preparing for Auckland’s growth 
is a national issue and will require a significant housing response from the private 
sector, government and the not-for-profit sector. A key challenge for the Corporation 
will be to expand its social housing portfolio to meet future demand in the region.  

 

                                                
7 The Royal Commission on Auckland Governance 2008. 
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Changing the social housing approach 
State housing is concentrated within deprived communities by both the operation of the 
housing markets and the policies for allocating state housing. Because the Corporation 
has a presence and role in many deprived areas it can have a positive impact on the lives 
of those in greatest need, beyond the simple provision of rental housing. One of the 
largest lasting impacts the Corporation could have would be through improvements in 
state housing communities.  

The Corporation’s view is that there is a growing need for place-based approaches and 
solutions, rather than individual household solutions.  

Housing and other assets in the control of the Corporation are not outcomes in their own 
right – they are tools that the Corporation has access to, which should be used to 
strengthen and uphold those in need and make a positive contribution to communities.  
 

Working with communities 

Te Au Roa, the M� ori Strategic Plan 2007–2012 
The Corporation’s M� ori Strategic Plan, Te Au Roa, helps the Corporation respond 
to M� ori housing issues in partnership with iwi and M� ori housing providers. Te Au 
Roa aims to enable the development of affordable housing for M� ori and sustainable 
communities.  

The M� ori population is more likely to live in substandard urban and rural dwellings, 
and has larger families and higher rates of overcrowding than non-M� ori. Almost 70 
percent of M� ori applicants for state housing are identified as having a severe and 
persistent housing need. M� ori aspire to home ownership, yet home ownership rates 
for M� ori dropped to 45.2 percent in 2006 compared with 67 percent for the non-
M� ori population.  

In the face of these issues, there is a need to explore options for more effective 
service delivery to M� ori, capability building within the Corporation, and partnerships 
with settlement entities, Land Trusts and Incorporations.  

M� ori Demonstration Partnerships are currently being developed, with the aim of 
improving housing affordability, facilitating the use of multiple-owned M� ori land, and 
building M� ori housing skills and capability. The Demonstration Partnerships 
programme will respond to housing proposals submitted by M� ori organisations. 
This process is expected to result in innovative solutions to M� ori housing need.  

A housing strategy for Pacific people 
The Corporation is currently involved in developing a housing strategy for Pacific 
people, who make up about a third of state housing occupants. The Pacific 
population is concentrated in Auckland and Wellington. It is growing fast, with much 
larger average household sizes than the New Zealand population as a whole. At 37 
percent, home ownership rates for Pacific people are lower than for the overall New 
Zealand population. Pacific households are also more overcrowded than any other 
ethnic group in New Zealand because the larger houses they need are often either 
unavailable or unaffordable.  
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Section 4: Industry and social housing challenges 

Industry challenges 
The decline in consents and building as a result of the recession has resulted in a number 
of failures by builders and developers, higher margins on developer funding, and slow-
downs and failures of various housing developments. This follows a period of high 
demand for building, when workers in the industry peaked at well over 100,000. If building 
demand continues at the current level, the expectation is that many builders and related 
tradespeople will either be unemployed, or leave the country or the industry. This would 
potentially increase the cost of building and construction in years to come, as attracting, 
training and retooling skilled resources is inevitably expensive. 

The current recession and its implications for industry may best be addressed through 
increasing Government expenditure (fiscal pump priming). This Government expenditure 
would lead to greater employment during a downturn, without risking much crowding-out 
of private sector building, and without putting significant upward pressure on building 
margins and costs. Increasing the supply of affordable housing would also put downward 
pressure on existing affordable house prices, and increase the number of those in their 
own homes. Building is an activity that uses relatively high concentrations of domestic 
and local inputs. The resultant increase in spending would lift the general state of the 
economy during the current recession.  

From the Government’s perspective, this would result in increasing expenditure. 
However, this would soon result in increased revenue on the sale of affordable dwellings 
and, ultimately, sections. The building of state housing would increase both the assets 
and liabilities of the Corporation. The Corporation would like to explore ways this could be 
arranged should you wish to advance this suggestion further.  

Challenges for the Corporation and the Government 

State housing 
State housing accounts for about 5 percent of residential houses in New Zealand. In 
recent years, the Corporation has acquired houses relatively quickly through a 
combination of building, purchasing and leasing.  

The build-up in state housing numbers and the recent economic situation has combined 
to hold high-priority waiting lists for state housing virtually stable. Growing unemployment, 
as forecast by Treasury and the Reserve Bank, is expected to increase the demand for 
Government housing assistance, particularly by people with high needs. The size of the 
impact is difficult to forecast, because many factors are involved. However, we currently 
expect a rise in demand for state houses over the next two years. 

The Corporation is moving to address part of the expected increase in demand for 
state housing by improving its responsiveness to tenants – in particular, taking 
account of longer-term needs when allocating state houses, and exploring other 
options for housing as tenants’ circumstances change. About 9 percent of tenants 
are paying market rent, as their income is sufficient. Many of these tenants might be 
in a situation that would allow them to prosper in private renting or home ownership.  

The Corporation cannot restrict the open-ended tenure rights of tenants. The Corporation 
hopes to propose to Government new ways of more effectively using the existing state 
housing network to meet the expected rising levels of demand – in particular, how 
Government might consider the provision of state housing to tenants for the duration of 
their need.  



 

 24 

Even with these improvements, the supply of state housing – at 5 percent of the 
housing stock – is insufficient to meet reasonable demand during a downturn. Both 
historical and international examples of social housing levels and demand support 
this view and the case for increasing the numbers of state houses. 

The mix of state housing is not optimal. There is a mismatch of state house size to the 
needs of families requiring housing. Historically state houses were often built for families 
with two parents and two to three children. Today, demand for state housing is 
increasingly coming from single people, solo parents, and larger families. The need now 
is to progressively reconfigure the state housing stock towards larger and smaller houses.  

There is also a mismatch in location. The Corporation will face significant challenges in 
meeting future demand in Auckland over the next 10 years.  

The Refugee Quota Programme also creates demand for state housing. The current level 
of intake is estimated to require around 200 extra Corporation properties a year.  
 

Not-for-profit housing 
Overseas and, to a lesser extent, in New Zealand, not-for-profit social housing providers8 
offer a tailored and responsive social housing service. They can perform a range of 
functions, from tenancy management only, through to developing land and housing, 
community development, and supporting entry into home ownership.  
 
In New Zealand, the sector plays a valuable role in housing, including supporting 
emergency and high-needs social housing, as well as providing services to support 
independent, normalised living. The Corporation’s Housing Innovation Fund provides 
funding for not-for-profit groups and councils working to provide housing for New 
Zealanders on low-incomes or with special housing needs, such as disabilities. The Fund, 
set up in 2003, provides loans to buy, modernise or reconfigure homes, provided the 
housing is kept as social housing for 20 years in the case of lending to councils. 
 
The Corporation’s Community Group Housing service provides group rental housing 
for residential community services groups providing support to people who 
experience mental illness or disabilities, women seeking refuge, at-risk youth, or 
people needing emergency housing.  
 

As at April 2008, 4,135 houses were owned or managed by community 
organisations, representing about 0.3 percent of housing. The sector is an important 
provider of support in some niche markets, but it is highly fragmented. Currently not-
for-profit social housing providers are small and do not have the depth of resourcing 
or experience required to rapidly become significant social housing providers.  

However, work is already underway to examine how the Housing Innovation Fund 
and the Corporation’s Community Group Housing can best work together, and how 
they might be expanded to continue support for emergency housing and high-needs 
social housing, while also promoting a broader strategic role of transitioning people 
out of sub-optimal accommodation into longer-term, appropriate housing. This new 
expanded role could include supporting affordable rental and owner-occupier housing 
for people and families who are ineligible for social housing, but struggle in the 
private market. It could also include community based organisations working with 
first-time home owners to access and develop affordable housing on available public 

                                                
8 Social housing providers include not-for-profit groups that provide housing to targeted 

groups. 
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land. Given the current scale of not-for-profit involvement in housing, it is unlikely an 
expanded, vibrant and sustainable not-for-profit housing sector will occur without 
ongoing and coordinated government support.  

Increasing the supply of affordable housing 
Cabinet recently agreed the Corporation act as the Crown’s agent in developing 
affordable housing on Crown land. Initially identified projects on Crown land are 
estimated to be able to deliver between 1,000 – 1,500 affordable houses in Auckland 
over the next five years in addition to building of state housing (see Figure 8).  
 
Because of building costs, some form of Crown subsidy related to the land value is 
required to make this housing affordable to low-and moderate-income families.  
 

Figure  8  Building of affordable dwellings – indicative development timeline 

 
Year 1–5  Year 6–10 Year 11–15 Total 

1000–1500 500–1000 500–1000 2000–3500 

 
 
This expanded role for the Corporation will require the amalgamation of planning for 
social and affordable housing within its developments. This is, in effect, the role the 
Corporation has already taken in the greenfield development at Hobsonville and the 
brownfield Tamaki project, so the Corporation is prepared for this challenge (refer below). 
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Hobsonville development 
This project utilises existing Crown-owned land to facilitate a diverse range of housing, 
plus broader social, economic and environmental objectives. Detailed performance 
indicators in each of these areas have been established.  

The delivery model is similar to government-led private sector partnerships seen in 
Australia, with the Hobsonville Land Company (HLC) – a 100 percent subsidiary of the 
Corporation – formed as the facilitator. HLC is already working in partnership with the 
private sector, with appropriate staging to manage risk. Planning, consenting and 
engineering design work is well-advanced, with earth works anticipated to commence in 
early-2009, subject to normal consenting processes. The legal and commercial 
structure is considered robust in the current economic climate. 

A large-scale project, some 167 hectares in total, is likely to span 15 years, depending 
on underlying economic and market conditions. 

Public transport links, two schools and a Waitakere City Council-led marine industry 
cluster add to the overall project.  

 

Tamaki Transformation Programme 
The Tamaki project is an urban and community regeneration project proposed for the 
suburbs of Glen Innes, Panmure and Pt England in east-Auckland. Tamaki currently has 
a population of approximately 17,200 people living in 5,000 households. The 
Corporation owns 2,840 properties in Tamaki, comprising 56 percent of the total housing 
stock in the area, and representing approximately 165 hectares of land in close 
proximity to Auckland’s city centre and eastern bays.  

Much of the state housing in Tamaki is highly degraded and in need of upgrade or 
redevelopment. Many Corporation dwellings are on properties that form contiguous land 
holdings, and potentially multiple redevelopment blocks. The Corporation’s land 
holdings in Tamaki are underutilised, and there is an opportunity to substantially 
intensify development by leveraging off Auckland City Council zoning rules. Higher 
density development on Corporation land provides opportunities for the Corporation to 
facilitate increased private investment in Tamaki, and aligns with growth priorities for the 
Auckland region.  

As a community, Tamaki is characterised by high levels of socio-economic 
disadvantage, however, there are strong local networks, and the community has 
expressed a desire to grow self-reliance. The Tamaki project is a cross-government, 
multi-agency initiative, and the Corporation's plans for Tamaki have been developed in 
collaboration with local authorities, other central government departments, and the 
Auckland District Health Board.  

Housing interventions proposed for Tamaki, along with the broader social and economic 
initiatives of the Tamaki project, will widen the scope and accelerate the pace of change 
in Tamaki, optimising outcomes for current and future residents. 

 

Maintaining state housing  
Maximising the value of the state housing stock and how best to manage income to 
the benefit of society and the Crown are challenges for the Corporation. The need for 
new acquisitions in the recent past has reduced the Corporation’s ability to maintain 
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and modernise homes. The Corporation would like to focus more resources on 
improving the quality of its stock. 

Increasing demand for government rental assistance 
The Government supports those people unable to afford rent through the Accommodation 
Supplement and income-related rents. In an economic downturn, it can be expected that 
more people will need to receive a subsidy to afford appropriate housing. Using Reserve 
Bank predictions, the Corporation’s indicative forecasts suggest that income-related rents 
and the Accommodation Supplement costs will rise significantly.  

Tenant support and service 
As with all organisations, the Corporation needs to continuously improve and adapt 
its customer service activities and its approach. A Customer Service Strategy is 
being developed that will put the customer at the heart of the business and ensure 
the provision of services and programmes meets the needs of customers. Given this 
view, the Corporation intends to significantly improve its service as a social agency 
landlord. This is going to be particularly important in an environment of rising demand 
and housing affordability challenges. 

The Corporation’s role as a social landlord recognises that access to social housing 
can be a positive step on the pathway to achieving positive housing and life 
outcomes. This, in conjunction with a focus on enabling community development, will 
contribute to improved outcomes for people who find themselves in need of social 
housing and the communities they live in. To do this, the Corporation will need to 
tailor its assistance to the individual needs of its customers, work with affected 
communities, and ensure strong sustainable partnership with other agencies  
 

Development and implementation of programmes that assist people to achieve 
positive and sustainable housing improvements will result in a significant change in 
the way the Corporation operates. An assessment of the resource implications of 
moving to a more active, outcomes-based approach will need to be undertaken to 
ensure frontline staff have the tools to be able to respond appropriately and in 
accordance with the changes.  

 

Conclusion 
Housing New Zealand Corporation is a state-owned business, managing a $15 billion 
asset. It is also a landlord, attempting to enhance the lives of the people it houses, 
and achieve positive outcomes for New Zealand society. 

Corporation tenants are not just individuals, they are part of communities. As such, 
the Corporation has a responsibility as a social agency to those communities. The 
Corporation recognises this and is shifting the parameters of its thinking, its policy, 
and its operational performance, to accommodate this responsibility.  

In order for this new approach to have the greatest effect, some of the legacy issues 
within the state housing network must be addressed at the same time as steps are 
taken to meet a potential increase in demand. The Corporation must walk in step with 
communities as they seek to develop and evolve. Our homes cannot remain in the 
1950s. 
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In proposing solutions, the Corporation has sought to signpost points within the 
housing sector where issues converge, and the benefits of timely investments are 
magnified beyond just state house tenants. 

State house upgrades, affordable housing on Crown land, Hobsonville, Tamaki, and 
other partnerships with the private sector are among those opportunities. 

 

 
 


